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basically are trading centers. Buying and selling one their oldest 
and most universal functions. Therefore, there may greater novelty and sig- 
nificance the current tendency retail merchandising shift from the cen- 
tral the peripheral, hinterland, areas the city than the comparable 
moves population and industry. 


EMERGENCE THE REGIONAL SHOPPING CENTER 

There has always been certain amount decentralized trading activity. 
The village and the crossroads stores have been with from time immemorial. 
The hit-or-miss retailing enterprises strung out along well-traveled highways 
have been accompaniment the automobile age. But the postwar period 
has brought something new and different—the regional shopping center. 

fertile burst creativity, the merchandising world has produced this 
phenomenon that changing the shopping habits and attitudes America 
and also spreading foreign countries. The three prewar developments that 
made possible the postwar regional shopping center are the chain store, the 
branch department store, and the 

Chain stores are very ancient, but only within recent decades that they 
have become one the leading components American merchandising. The 
food supermarket received its great impetus during the thirties the 
fought against chain store taxes closing smaller outlets and concentrating 
large self-service units. The branch store movement was originally apparently 
merely reaching out the parent store for the suburban trade. Later be- 
came definitely tied with shopping center developments. the moment there 
appears strong element hedging against declining profits the 
central 

The chain store-supermarket-department store branch sequence led rapidly 
the postwar era the emergence even more gigantic and revolutionary 
merchandising development—the regional shopping center. Far-reaching eco- 
nomic and sociological developments made possible the development the 
shopping center this merchandising sequence. The regional center represents 


*Reprinted from Public Management, XXXIX (August, 1957), through the courtesy 
the International City Managers’ Association. 
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the merchants’ adaptation the revolutionary changes population and 
transportation patterns that have become such extraordinary significance 
recent years. 


NATURE REGIONAL SHOPPING CENTER 

The modern shopping center has been defined “group commercial 
establishments planned, developed, and managed unit,” with parking facili- 
ties and with integration the trade area.* These centers fall into three main 
catgories: neighborhood centers, community centers, and regional centers. 

The regional center the type that represents the fullest flowering the 
shopping center idea and the one that offers the greatest potential threat the 
central business district city. 

These centers have least one department store for their core and shopping 
goods full depth and variety including fashion items and house furnishings; include 
100 require more than 100,000 people (250,000 people, very for 
support; require acres area (areas over acres begin get 
manageable for pedestrian distances). The shopping provided for these 
often called “one-stop one stop the car let the customer 
all kinds buying one place. 


Due the inpsired workmanship their architects, some these centers 
add new dimension beauty and pleasure, well convenience, what 
has formerly been many persons arduous chore. Northland (194 acres), 
located northwest suburban Detroit, with stores and store area ap- 
proximately million square feet, and Southdale (84 acres plus 400 surround- 
ing acres), near Minneapolis, with stores and 810,000 square feet store 
area, are two outstanding Both were designed Victor Gruen and 
Associates. 

number other striking shopping center developments may found 
various sections the country. The cross-country tourist should definitely 
clude some these new developments among the sights seen. 


THe NuMBER REGIONAL SHOPPING CENTERS 

Regional shopping centers are multiplying rapidly that any statistics relat 
ing them rapidly become out-of-date. 1953, was estimated that there 
were regional shopping centers (50 more stores) operation, under con- 
struction, planning. April, 1955, was estimated that regional cen- 
ters were operation under 

Fairchild News Service and Research Department estimated December, 
1955, that there were approximately “250 planned shopping centers with 


Ross McKeever, Shopping Centers: Principles and Policies, Technical Bulletin 
20, Washington: Urban Land Institute, 1953, 

Ibid. 

somewhat lyrical descriptions see Architectural Forum, June, 1954, and Decem 
ber, 1956. 

from Urban Land Institute. 
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more stores each and more than 50,000 square feet retail selling space the 
United States,” and that about these big centers opened during 1954 and 
year later the same agency reported that additional 174 centers 
were operation under construction.’ 

The above figures not, course, include the innumerable string shopping 
center developments and small neighborhood centers. 

Two large regional with stores and 490,000 square 
feet rental area, and Eastpoint, with stores and 410,000 square feet 
selling space—opened suburban Baltimore October, 1956.* 


many variables affect retail sales volume that seems unlikely that the 
impact outlying shopping centers (including both regional centers and less 
pretentious areas) the central business district can ever subjected 
precise statistical measurement. 

During the postwar period high incomes and high birthrates, the amount 
retail buying has greatly increased. During this period, downtown centers 
have shown considerable vitality despite the booming suburban trade. Never- 
theless, certain statistical data that are available, well empirical observa- 
tions that can made, indicate rather clearly that downtown centers are feeling 
the impact, and seems reasonable assume that the effect the central busi- 
ness district will continue and that will accelerated. 

Some the key indications the impact may found the closing 
large downtown department stores; the greater profitability department store 
branches contrasted with parent stores the central business district; and 
the trends retail sales suburban and central city areas. 


Closing Large Downtown Stores 


The most dramatic evidence the shutdown some the largest and 
most famous city department stores. 

Nine big stores New York have closed since January 1952: James McCreery 
Co., John Wanamaker (the main store), Hearn’s, Lewis Conger (house- 
wares), and Hecht Company, Manhattan; Frederick Loeser Oppen- 
heim Collins (specialty store), and Namm-Loeser’s Brooklyn; and Francis 
Rogers Sons the Bronx. meeting 804 the International 
Brotherhood Teamsters March 31, 1957, the president stated that the union 
had lost between 1,000 and 1,500 members because the closing local de- 
partment store warehouses New York City. 

Downtown stores that have closed other cities the postwar period are 


Centers and Branch Stores,” reprinted from Women’s Wear Daily, De- 
cember 27, 1955- 

Centers and Branch Stores,’ 
cember 26, 1956. 

Baltimore, October, 1956, 21, and Architectural Forum, December, 1956, 124. 


reprinted from Women’s Wear Daily, De- 
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Baltimore; Alms Doepke Company, Cincinnati; Frank Seder, 
Philadelphia; Wise Smith, Hartford; Gamble-Desmond, New Haven; Russeks, 
Chicago; Russeks, Detroit; White’s (104-year-old department store) and 
Slattery’s (90-year-old women’s specialty store) Boston; and Eastern 
Columbia Department Store, Los Angeles. This does not purport com- 
plete list closings, but represents merely those that have come the 
attention. 

has been claimed that obsolete management and not the use suburban 
shopping areas caused the closing some the leading New York department 
stores. Never before American history, however, have such giant urban de- 
partment stores closed—not even during the great depression. hardly seems 
logical that “obsolete management” should have manifested itself only during 
the current decade. seems more likely that the downtown stores are experi- 
encing particularly sharp competition, and that the weaker ones—with respect 
management, location, some other factor—are the ones that are having 
give up. 

Although the parent stores have closed, the suburban branches are flourish- 
ing. This true, for example, Wanamaker, Hearn, and Namm-Loeser 
branches. 


Greater Profitability Suburban Branches 


the basis compilations made Women’s Wear Daily, there were 350 
branches major department and specialty stores the top cities 1952 
and 526 the leading cities December 

supplementary list 132 such stores was published December, 
the total 644 branches, for which data are available, 272 are located shop- 
ping centers, 322 other suburban locations, and city locations, but 
the branches opened under construction since 1955, for which data are 
available, are shopping centers, are other suburban locations, and 
only are the city. 

Macy’s has branch stores and will open two more 1957. Oppenheim 
Collins has 14, Gimbels and Lord Taylor suburban stores. 

study recently published the National Retail Dry Goods Association, 
the profits seven branch stores shopping centers were analyzed. Despite 
considerable difficulty pro-rating expenses order get clear picture 
the ratio profits between the parent and branch stores, none the branches 
showed loss and all the company executives reported that the net profit per- 
centages their branches were higher than the downtown 

recent study was made the impact Cross County Shopping Center 


Centers and Branch Stores,” reprinted from Women’s Wear Daily, 
cember 27, 

Centers and Branch Stores,” reprinted from Women’s Wear Daily, 
cember 26, 1956. 

Smith, Shopping Centers: Planning and Management, pp. 
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nearby shopping areas. the basis survey was estimated that the cen- 
$73.5 million sales 1955 were the expense nearby areas follows: 


White Plains $17.0 million 23% 
Manhattan 16.0 
Yonkers 13.0 
11.0 
Mount Vernon 6.0 


New Rochelle 
Others 


$73.5 million 100% 


interesting see that per cent the sales are estimated have come 
from persons formerly shopping the two New York City Boroughs Man- 
hattan and The 


Trends Retail Sales Outlying and Central Business Districts 


The overall impact suburban buying the central business districts 
conclusively shown federal data sales. The Census Bureau has 
issued bulletin entitled Central Business District Statistics for each the 
largest cities. The U.S. Office Area Development has prepared summary 
the general trends shown these bulletins. 

the areas covered, retail sales rose 32.3 per cent between 1945 and 
1954, but sales the central business districts increased only 1.6 per cent. 
Fifteen showed declines per cent. Gains the other ranged 
from per cent. case did the central district keep pace with the 
metropolitan area which was part. 

The Los Angeles Bureau Municipal Research reports that department store 
sales downtown Los Angeles were $184 million 1948, $141 million 
1954, and $135 million 

analyzing these figures worth while keep mind that only 
the largest regional centers were operation prior 1954, and that 
more giant centers (350,000 1,000,000 square feet store area) are sched- 

Moreover, the centers opened the fall 1956 have about million 
square feet store area, contrasted with million square feet store 
the large centers opened prior September 1956. The large centers 
scheduled open 1957 and 1958 will add 12.6 million square feet store 
area, giving combined total 34.8 million square feet store area the 
giant centers. 


Westchester County Planning, Analysis the Cross 
Shopping Center and Its Impact Established Shopping Areas, Bernard Berkowitz 
and Lionel Sapinkopf. Key data based studies made under direction Ells 
worth, New York University School Retailing, 

Tax Talk, March 16, 

Hoyt, “Impact Suburban Shopping Centers September, Urban 
Land, September, 1956, table, pp. 
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The regional shopping center movement very recent origin. The move- 
ment may have passed its peak with respect construction, but the peak 
the shopping center retail volume still the future. Even there should 
moratorium the construction new centers, which seems unlikely, 
shall have wait few years appraise the sales effect those already con- 
structed, being constructed. 

The sales volume the shopping centers will conditioned partly the 
growth the suburbs, partly the ability the centers satisfy shopper 
needs, and partly the income level the consumers. 

There seems reason doubt that they are already having impact 
the central business districts the city, nor that that impact will 

Does this mean bankruptcy and stagnation for the central business district? 
Not necessarily. Although downtown can anticipate continued decrease its 
share total retail sales, will still have the resident population the central 
city, which probably will continue the bulk its buying there. Moreover, 
specialty shops catering rare and unusual tastes will probably continue 
found mainly the central cities. 

also being widely said that downtown will continue 
the sale luxury items. Perhaps, but even here can anticipate substantial 
inroads. The large department store branches some the giant centers are 
definitely catering the carriage trade. For example, Livingston’s (San Fran- 
cisco) will take its entire fur stock twice yearly its branch stores two re- 
gional shopping centers. seems likely that this practice will copied 
other stores. 

Downtown merchants are becoming increasingly interested urban redevel- 
opment means protecting their market. They are concerned about traffic 
congestion and feverishly urge that the city provide facilities enable motor- 
ists use their cars downtown shopping. the smaller cities much can 
probably done along these lines, but the larger cities this seems futile 
endeavor. 

little pencil and paper work should soon demonstrate the physical impossi- 
bility providing driving and parking space for the shoppers necessary 
maintain, let alone increase, the sales volume the large downtown stores 
New York, Chicago, Philadelphia, Detroit, Boston, and many others. The city 
can never compete with the open periphery appealing the motorist. Its 
appeal must rather for the pedestrian and the transit rider. There some 
evidence here and there that the pedestrian may become increasingly important 
the urban scheme things. 

claimed that one the reasons why Manhattan office buildings are 
being erected clusters the companies can within walking distance 
their business contacts order avoid the midtown traffic 


Jane Jacobs, “New York’s Office Boom,” Architectural Forum, March, 
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Some dynamic planners dream redesigning the old congested central areas 
that buildings would grouped functional clusters, within which traffic 
would foot and which would surrounded transportation loops for 
public 

seems unlikely that urban redevelopment will attract many suburbanites 
back into the city, that will completely stop the outward push the popu- 
lation. What can make the city healthy, prosperous place for those 
who wish remain it, and appealing focal point for such activities 
attract the peripheral population visit the city from time time. 


Needs Lesson,” Business Week, October 22, 1955. Article outlining 
Victor 


certain that practically all cities and metropolitan areas con- 
taining population more than 400,000 500,000 are feeling the im- 
pact shopping centers degree which might termed serious. 


“Still another factor must taken into consideration insofar our 
downtown business districts are concerned. 1954, very few large 
regional centers had been completed. Since that time great many have 
been built, more are under construction, others will completed before 
1959, and still more are the drawing boards and planned. deter- 
mining the future downtown central business districts, must look 
not only what has happened dollarwise but must make allowances for 
the change the value the dollar, and then make projections based 
new shopping facilities which have been provided since 1954 and those 
built during the next few years come. 


“As viewed the present time, the downtowns American cities will 
continue the center commerce, management, professions, culture, 
the fine arts, and even education. However, they unquestionably will be- 
come less important terms retail trade. Hence, all efforts revitalize 
the country’s downtowns should directed toward their strengths and 
not their weaknesses.” 

Armstrong, Retail and 
Banking Consultant, Urban Land, 
June, 1957 


